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Staff Recommendation: That the Planning Commission take the following action:
1.
2.
3.
4.
5.

Adopt Resolution No. 736(17) recommending that the City Council approve GPA No.
02-2016; and
Adopt Resolution No. 737(17) recommending that the City Council approve ZOA No.
04-2016; and
Adopt Resolution No. 738(17) recommending that the City Council approve DA No.
02-2016; and
Adopt Resolution No. 739(17) recommending that the City Council approve CUP No.
08-2016 subject to conditions; and
Adopt Resolution No. 740(17) recommending that the City Council approve SP&DR
(DA) No. 06-2016 subject to conditions

Alternative Actions:
2.

Direct staff to prepare a resolution or resolutions of denial based on recommended
findings of fact to be brought back at the next regularly Planning Commission
meeting for adoption; OR

3.

Direct staff to work with the applicant to revise the project and continue the hearing
to a date certain.

REQUEST
Athens Services, the Applicant is requesting the development of a Materials Recovery
Facility/Transfer Station (MRF/TS) and convenience store with a fueling station at 2200
Arrow Highway (APN # 8535-001-911). Entitlements for the proposed project include: 1) a
General Plan Amendment to change the land use designation from Commercial to
Commercial/Industrial; 2) a Zoning Ordinance Amendment to revise the distance
requirements for the sale of alcoholic beverages and also to allow a Materials Recovery
Facility/Transfer Station as a permitted land use in the M-2 zone with approval of a
Development Agreement; 3) a Development Agreement between the City and the
Applicant, allowing the Applicant to construct and operate a Materials Recovery Facility and
Transfer Station and convenience store/fueling station at 2200 Arrow Highway; 4) a
Conditional Use Permit for the establishment of a fueling station and the sale of alcoholic
beverages at the convenience store; and 5) a Site Plan and Design Review (DA) for the
construction of the project.
BACKGROUND/HISTORY
The subject property was purchased by the former Irwindale Community Redevelopment
Agency (ICRA)on July 9, 1990. At the time of purchase, the site was vacant and the ICRA
sought to facilitate development of the site for an after-market auto related use and other
retail development. The after-market auto related use did not move forward.
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In 2005, the Site was recognized, by virtue of its size and location relative to freeways and
arterial roadways, as a suitable site for the development of the MRF/TS which would enable
the City to meet its obligations with respect to waste disposal. Specifically, the State of
California, through enactment of the California Integrated Waste Management Act of 1989
(Public Resources Code Sections 40000 et seq. (the “Act”), had previously directed all local
jurisdictions to promote recycling and to maximize the use of feasible source reduction,
recycling and composting options in order to reduce the amount of solid waste required to
be disposed of by land disposal.
On June 8, 2016, the Successor Agency of the ICRA approved a Disposition and
Development Agreement (DDA) to allow the applicant, Athens Services, to purchase the
site in order to develop and operate the MRF/TS and convenience store/fueling station. The
development of the site pursuant to the DDA would provide the City and its residents with a
state-of-the-art facility for solid waste disposal, recycling and source reduction. On June 8,
2016, the City Council also certified the Final Environmental Impact Report (FEIR) (Exhibit
F) for the MRF/TS project.
The applicant is now proposing the actual development of the site with the MRF/TS,
convenience store, and fueling station.
GENERAL PLAN AND ZONING
The current General Plan land use designation is Commercial. One of the requests is to
change the General Plan land use designation from Commercial to Commercial/Industrial.
The proposed use will be consistent with the Commercial/Industrial General Plan land use
designation. The property is zoned M-2 (Heavy Manufacturing).
A Zoning Ordinance Amendment (ZOA) is proposed, in conjunction with a Development
Agreement to allow the MRF/TS as a permitted use in the M-2 zone. The ZOA is also
proposed to revise the distance requirements for the sale of alcoholic beverages. The site is
surrounded by the following uses and zoning as described in Table 1, “Surrounding Land
Use”.
Table 1. Surrounding Land Use
Direction
North
South

Existing Land Use
Santa Fe Dam
City of Baldwin Park

East
& Santa Fe Dam & LADWP Power Lines
Northeast
West
& Industrial/Distribution Facility
Northwest
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Zoning District
A1 (Agricultural)
Industrial: fronting Arrow Highway;
Residential: approx.. 500’
south of the Industrial Uses
A1 (Agricultural)
M2 (Heavy Manufacturing)
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ENVIRONMENTAL REVIEW
Pursuant to the authority and criteria contained in the California Environmental Quality Act
(CEQA) of 1970, as amended, and the City of Irwindale environmental guidelines, the City,
as the Lead Agency, analyzed the project described in the DDA and prepared an
Environmental Impact Report (“FEIR”) State Clearinghouse (SCH# 2013051029). The
FEIR was certified on June 8, 2016 and is posted on the City’s website at
http://ci.irwindale.ca.us/index.aspx?nid=177 and available at the Irwindale Public Library
and Deputy City Clerk’s Office.
When an EIR has been certified and the project is modified or otherwise changed after
certification, additional CEQA review may be necessary. The key considerations in
determining the need for and appropriate type of additional CEQA review are outlined in
Section 21166 of the Public Resources Code (CEQA) and Section 15162 of the CEQA
Guidelines, which specifically provide that a Subsequent or Supplemental EIR is not
required unless one or more of the following occurs:
(a) Substantial changes are proposed in the project which will require major revisions of
the previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;
(b) Substantial changes occur with respect to the circumstances under which the project
is undertaken which would require major revisions of the previous EIR or negative
declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects; or
(c) New information, which was not known and could not have been known with the
exercise of reasonable diligence at the time the previous EIR was certified as
complete or the negative declaration was adopted, shows any of the following:
o The project will have one or more significant effects not discussed in the
previous EIR or negative declaration;
o Significant effects previously examined will be substantially more severe than
shows in the previous EIR;
o Mitigation measures or alternatives previously found not to be feasible would
in fact be feasible and would substantially reduce one or more significant
effects of the project, but the project proponents decline to adopt the
mitigation measure or alternative; or
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o Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative.
Pursuant to the 2017 State CEQA Guidelines Section 15164, and with reference to Section
15162, an addendum to a previously certified EIR is appropriate when changes or additions
are necessary, but where none of the conditions call for the preparation of a subsequent
EIR. Addendum No. 1 was prepared to assess the requested site plan adjustments and to
provide substantial evidence supporting the City’s decision not to prepare a Supplemental
EIR.
Here, while revisions to the original site plan were made, the modifications are internal
components of the MRF/TS, and would not result in new significant impacts, increase the
severity of significant impacts, or otherwise trigger additional review. The revisions benefit
the operations of the project and are within the scope of the FEIR and no further
environmental review is needed.
Addendum No. 1 to the FEIR was therefore prepared to address minor, internal site plan
adjustments made in the final design of the MRF/TS to improve functionality, efficiency, and
increase setbacks. Minor off-site improvements resulting from the internal site changes
included a right-hand turn lane and installation of an intersection stop light. Addendum No. 1
to the FEIR (Exhibit G) addresses the potential for the revisions to result in changes in the
impacts analyzed and reported in the certified FEIR. All changes are internal to the site and
will not affect any of the project’s off-site characteristics or impacts. Addendum No. 1 is
posted on the City’s website at http://ci.irwindale.ca.us/index.aspx?nid=177 and available at the
Irwindale Public Library and Deputy City Clerk’s Office The CEQA Findings for the FEIR
and Addendum No. 1 have been included as Exhibit H.

PROJECT DESCRIPTION
Athens Services, the applicant, is proposing the following at 2200 Arrow Highway:



A ± 262,641 square foot Materials Recovery Facility/Transfer Station (MRF/TS), and
A ± 2,587 square foot Convenience store with an 8-pump fueling station

MRF/TS
The MRF/TS is a regional facility where residential, commercial, an/or industrial municipal
solid waste and recyclable materials are delivered by commercial and non-commercial
haulers, and sorted and processed in one central location prior to delivery at end use
distributors. The MRF/TS consists of a fully enclosed building with the interior designed to
provide separate areas to receive, process, and transfer mixed municipal solid waste
(MSW), green waste, construction and demolition (C&D) materials, and waste hauled in by
self-haulers. MRF/TS operations would consist of sorting, consolidating, and compacting
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received materials, and then re-loading all material into transfer trucks for transport to
additional processing and/or disposal facilities (end use distributors). Four (4) scale houses
for weighing are located to the west, north, and south around the MRF/TS building. The
building also houses operations and administrative offices, and a maintenance facility for
the transfer trucks and heavy equipment servicing the faicility. The maintenance area also
contains maintenance bays and storage. Entry and exit from the fully enclosed MRF/TS
facility would be at controlled access points to mitigate odors, dust and litter. Negative
pressure will be maintained at the building entrance to minimize the amount of untreated air
leaving the building. An odor neutralizer may be mixed with dust control water in the ceiling
mounted misting systems for extra odor mitigation, as needed. The building will be
equipped with exhaust fans to provide multiple air exchanges ever hour, as needed. The air
leaving the building at the roof exhaust fans will be treated by an odor neutralizing misting
system to mitigate any odors.
The proposed MRF/TS site is a vacant, triangular-shaped parcel of approximately 17.22
acres. The site is located in an existing industrial area, with various commercial/industrial
and recreational land uses in surrounding areas. Existing land uses that currently surround
the site include a mixture of commercial and industrial to the west, east, and south,
recreation/open space use to the north, and residential to the south beyond the
commercial/industrial districts in the City of Baldwin Park.
There is a total of 326 parking stalls for employee and visitor parking. Parking is provided
adjacent to the building, along the north property line, and toward the south property line
near the convenience store. Flex spaces and truck stalls are located at the south building
elevation. The Los Angeles Department of Water and Power (LADWP) is allowing parking
under their transmission line easement at the south area of the site and in the easement
along the east side of the site along Arrow Highway.
A loadout tunnel is located adjacent to the MRF/TS on the south side of the building and is
a critical component of the project. The tunnel has an efficient east-west configuration. A
bridge over the tunnel has been added at the west side of the project to improve circulation
by separating collection/commercial traffic from the transfer truck traffic. The recyclable
loading dock is located to the south side of the project.
The overall circulation of the project remains consistent with the FEIR Site Plan. All
commercial traffic and visitor traffic enters and exits from Arrow Highway. Employee traffic
primarily enters and exits from the intersection at Live Oak Avenue and Baldwin Park
Boulevard. Five (5) driveways serve the property, including Driveways 1, 2, 4, and 5 which
are located on Arrow Highway. Driveway 2 has a trucks only ingress lane and a second
entrance with ingress and egress for the employee parking lot. Driveway 3 remains in the
same location on Live Oak Avenue for access to employee parking.
The MRF/TS facility will be designed to receive, process and transfer up to a maximum of
6,000 tons per day (tpd), based upon estimated averages of 3,000 tpd of municipal solid
waste, 1,000 tpd of green waste, 1,000 tpd of construction & demolition materials, and
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1,000 tpd of self-haul waste. Actual processing volume of each type of material per day
could exceed these estimated averages and will depend on market factors and seasonal
variations, but in no event will exceed 6,000 tpd in total. The overall volume of 6,000 tpd is
based upon anticipated future market demand, which will be shaped in part by Athens’
ability to competitively serve new communities in the San Gabriel / Los Angeles region, and
in part by the response to new integrated waste management mandates arising under
several pieces of legislation in California. Hazardous wastes would be prohibited at the
MRF/TS. Only non-hazardous solid waste and non-hazardous recyclables are accepted at
the transfer station sites.
The MRF/TS is proposed to be open for waste receipt 24 hours per day, 7 days per week,
with the majority of waste receipt typically occurring between the hours of 6:00 AM to 8:00
PM from Monday through Friday; 6:00 AM to 4:00 PM on Saturday, and from 8:00 AM to
4:00 PM on Sunday. The MRF/TS is proposed to be open 24 hours per day, 7 days per
week to provide service operations and activities that require off-hour waste management
services (Caltrans off-hour road maintenance, emergency-related clean ups, etc.), and to
encourage waste hauling during non-peak traffic hours to reduce traffic congestion. While
the MRF/TS project is proposed to operate 24/7, the facility will not be required to be
operated 24/7, and actual operating hours will be dependent upon market conditions. A
Franchise & Facility Operations Agreement will be prepared between the City and Athens
Services to include operational details for the project. Table 2 describes the MRF/TS hours
of operation and anticipated employee numbers and work shifts.
Table 2: MRF/TS Project Hours of Operation

CONVENIENCE STORE/FUELING STATION
In addition to the MRF/TS, on-site improvements include a convenience store/fueling station
open to the public. The convenience store/fueling station is a separate structure located in
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the south-eastern portion of the site adjacent to Arrow Highway. The anticipated hours of
operation for the convenience store are 4:00 AM to 12:00 AM. An operator of the
convenience store has not yet been determined, but the store is expected to operate in a
typical fashion as other convenience/fueling station operations such as Arco AM/PM, 7-11,
etc. The fueling station is available to the public and is planned for eight gas and diesel
pumps on an island with an overhead canopy. Parking intended for the convenience store
use is provided in front of and southwesterly to the store.
Total building specifics for the project are provided in the table below.

Project Building Specifications (MRF/TS & Convenience Store)
Project Building Elements
Materials Recovery Facility/Transfer Station
Material Staging
Construction & Debris
Self-Haul - Construction & Debris
Office
Maintenance
Employee Area
Scale Houses
Convenience Store
Total
Parking Spaces Provided1
MRF/TS Standard and ADA Parking Stalls
Convenience Store Standard
and ADA Parking Stalls
Flexible & Transfer Truck Stalls
Total Parking Stalls

Specifications (Square Feet - SF)
104,732
25,000
41,500
52,000
12,780
17,180
9,249
200
2,587
265,228
237
26
53
326

PROJECT ENTITLEMENTS
The proposed project requires the following entitlements:
 General Plan Amendment
 Zoning Ordinance Amendment
 Development Agreement
 Conditional Use Permit
 Site Plan & Design Review (DA) Permit
The following describes each entitlement in more detail:
1

Parking requirements are based upon the number of employees: 345 employees divided by 3 shifts
equals 115 spaces required, plus Office and Convenience Store parking (32 spaces), for a total of 147
required parking stalls.
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GENERAL PLAN AMENDMENT
Pursuant to California Government Code Section 65358(a) (Amendments), “If it deems it to
be in the public interest, the legislative body may amend all or part of an adopted general
plan.”
According to the General Plan, the subject property is designated as Commercial. The
Applicant is requesting a General Plan Amendment (GPA) to change the respective land
use designation to Commercial/Industrial. The GPA will resolve an inconsistency between
the current M-2 (Heavy Manufacturing) zoning designation and current General Plan land
use designation. The Community Development Element Policy 3 mandates that the type,
location, and intensity of new development meet with the requirements specified by the
particular land use category in the General Plan. With the proposed GPA, the project site
will be designated Commercial/Industrial, which permits, among other uses, light industry,
heavy industry, and commercial uses. The proposed MRF/TS and convenience
store/fueling station falls within these land use categories. Therefore, the proposed use will
be consistent with both the land use designation as well as with the existing M-2 (Heavy
Manufacturing) zoning classification.
ZONING ORDINANCE AMENDMENT
Pursuant to the provisions of Chapter 17.84 (Amendments) of the Irwindale Municipal Code
(IMC), “the classification of property ‘or existing zoning designation’ may be amended
whenever the public interest and necessity so require.”
A Zoning Ordinance Amendment (ZOA) is proposed to permit materials recovery facilities
and transfer stations (MRF/TS) in the M-2 (Heavy Manufacturing) zone subject to the
approval of a development agreement, to establish criteria for granting a franchise
agreement for the operation of a MRF/TS, and to modify the distance requirements for
alcoholic beverage establishments.
The proposed ZOA to include a MRF/TS as a permitted use in the M-2 (Heavy
Manufacturing) zone, subject to a Development Agreement is consistent with other
industrial type uses conditionally permitted in the M-2 zone, including a variety of
manufacturing/processing businesses. Additionally, the M-2 zone conditionally allows
recycling facilities and the ZOA modifies the definition of recycling facilities to include a
MRF/TS that is operated by a city-franchised waste hauler. Finally, the proposed ZOA is
consistent with the General Plan policies and goals. The project falls within the land use
categories for heavy industry and light industrial uses. Heavy industry is characterized by
intensive industrial operations and light industry is defined as industrial uses that are
located inside buildings in a clean, well-maintained setting such as the MRF/TS project. The
following code sections have been revised:
 Section 8.20.370 – Right to grant a franchise
 Section 17.56.025 – Uses requiring a development agreement
 Section 17.56.030 – Limitation on permitted uses
 Section 17.56070 – Recycling facilities – Definitions
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Section 17.56.080– Recycling facilities-Criteria and standards
Section 17.56.020 - Adding 43. Material Recovery Facilties/Transfer Stations

Exhibit B details the changes to the relevant sections of the Municipal Code related to the
MRF/TS as follows:
“8.20.370 - Right to grant franchise.
A.
In order to protect public health, safety, and welfare, to control pest
and nuisance vectors and to carry out the mandatory duties imposed on the city by
the State of California, the city council may authorize one or more contractors to
make arrangements with generators of solid waste for the collection, transportation,
recycling and disposal of solid wastes within and throughout the city. To this end,
the city council, subject to all applicable state laws, specifically retains the right to
grant a limited, non-exclusive or exclusive franchise or franchises for the
(i) collection of solid waste from any residential unit or commercial premises, and/or
(ii) operation of a Material Recovery Facility/Transfer Station (as such term is defined
in Section 17.56.080).
B
No solid waste enterprise or other person shall undertake the
(i) collection of solid waste from any residential unit or commercial premises, and/or
(ii) operation of a Material Recovery Facility/Transfer Station (as such term is defined
in Section 17.56.080) without first obtaining a franchise granted by the city council, in
writing, naming the contractor. Any specific exceptions to the foregoing franchise
requirement may be designated in the city's duly-adopted franchise contract.
C.
The term of each franchise shall be set forth in the franchise
agreement. A reasonable franchise fee shall be included within every franchise
granted pursuant to this chapter. The amount and payment thereof shall be
determined by the city council, and shall be set forth in the franchise agreement. A
penalty for late payments may be imposed.
D.
A grant of franchise pursuant to this Section shall be made in the
discretion of the city council and consistent with Irwindale City Charter Section 608.”
Section 17.56.025 is added to the Irwindale Municipal Code to read, in its entirety, as
follows:
“17.56.025 – Uses requiring a development agreement.
The uses listed below shall be allowed in the M-2 zone with either (A) a
conditional use permit, or (B) a development agreement that (i) meets the
requirements of Government Code sections 65864-65869.5, and (ii) includes
development standards that ensure the public’s health, safety and welfare
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and that any development is consistent with the City’s General Plan and any
other applicable land use plan(s):
1. Material Recovery Facility/Transfer Station, if said facility is also approved
in conjunction with a franchise agreement granting a limited, nonexclusive or exclusive franchise for operation of said Material Recovery
Facility/Transfer Station.
2. (Reserved).
When a use is allowed by development agreement or conditional use permit
in this Section, all ancillary uses can be approved by such development
agreement or conditional use permit so long as appropriate and required
findings can be made. Approval of a development agreement pursuant to this
Section shall also qualify as an entitlement approval equivalent to that of
approval of a conditional use permit, and shall be treated as a conditional use
permit approval, for the purposes of any other provisions of this Title 17.
Nothing in this section is intended to limit other uses that may be included in a
development agreement as otherwise allowed in Sections 17.56.010 and
17.56.020 for the M-2 zone.”
Section 17.56.030, at Subsection A, of the Irwindale Municipal Code is
amended to read, in its entirety, as follows (new text, if any, is identified in
underlined, deleted text, if any, is identified in strike through), with all
provisions of Subsections B and C remaining unmodified and in full effect
17.56.030 - Limitation on permitted uses.
Every use permitted in the M-2 zone shall be subject to the following limitations:
A.
Unless a specific provision of this Chapter 17.56 authorizes lesser
setback requirements, the following general requirements apply. When an M2 lot fronts or sides upon a street, public or private, when adjacent to
residential and agricultural zones, there shall be maintained front and side
yards of not less than fifty feet in depth along such thoroughfare. When an M2 lot fronts or sides upon a street, public or private, when adjacent to
commercial and M zones, there shall be maintained front and side yards of
not less than twenty feet in depth along such thoroughfare. A landscaping
area, not less than twenty feet in width, shall be maintained along all street
frontage of such lots. The following accessory uses shall be permitted in such
front or side yard areas:
1.
Landscaping;
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2.
Passenger vehicle parking (only if surfaced in such manner as
to eliminate dust or mud);
3.
Employees' recreational area without structures;
4.
An ornamental, open type fence, not over eight feet in height,
made of material such as woven wire, wood, welded wires, chain link,
or wrought iron.
5.
Utility or other easements.
. . . .”
Section 17.56.070 of the Irwindale Municipal Code is amended to read, in its
entirety, as follows (new text, if any, is identified in underlined, deleted text, if any, is
identified in strike through):
“17.56.070 - Recycling facilities—Definitions.
For the purpose of carrying out the purpose of this code, the words, phrases
and terms included in this title shall have the meaning ascribed to them in this
chapter. The use of the terms "collection facilities" or "processing facilities"
herein, whether large or small, shall not apply to either (i) materials recovery
facilities and transfer stations (MRF/TS), which are facilities operated by a
city-franchised waste hauler for the recovery of recyclable materials from the
municipal waste stream, including its city-approved related or incidental uses;
(ii) auto dismantling/recycling facilities or junk/salvage/scrap yards; (iii)
asphalt plants; (iiiv) concrete plants; (iv) concrete product manufacturing,(vi)
rubberized materials/tire recycling and (vii) landfills.
A.
Large Collection Facilities. A center for the acceptance by donation,
redemption or purchase of recyclable materials from any person. Such a
facility uses power driven processing equipment. Large collection facilities
have storage areas that occupy more than five hundred square feet.
B.
Large Processing Facilities. A facility used for the collection and
processing of recyclable materials that occupies twenty-five thousand square
feet or more of gross collection, processing and storage area.
C.
Small Collection Facilities. A center for the acceptance by donation,
redemption or purchase of recyclable materials from the public. Such a facility
does not use power driven processing equipment. Small collection facilities
have storage areas that occupy no more than five hundred square feet.
D.
Small Processing Facilities. Same as large processing facility, but
occupies twenty-four thousand nine hundred ninety-nine square feet or less
of gross collection, processing and storage area.
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E.
Material Recovery Facilities/Transfer Stations (MRF/TS). Facilities
operated by a city-franchised waste hauler for the recovery, processing
and/or transfer of recyclable materials, refuse and solid waste from the
municipal waste stream, including its city-approved related or incidental
uses.”
Section 17.56.080 of the Irwindale Municipal Code is amended to add a new
subsection C to read as follows, with all provisions of Subsections A and B
remaining unmodified and in full effect:
“17.56.080 - Recycling facilities—Criteria and standards.
....
C.
Material Recovery Facilities/Transfer Stations (MRF/TS).
1.
Must be approved by development agreement and limited, nonexclusive or exclusive franchise agreement, pursuant to which additional
standards beyond those required in this subsection C may apply.
2.
Any storage containers or other equipment or materials must be stored
in a manner so as to be adequately screened from the public right of way.
3.
Any storage container must be located a minimum of ten feet from any
property line.
4.
Containers must be constructed and maintained with durable
waterproof and rustproof materials, adequately painted and maintained in
good condition.
5.
Sufficient parking for operator’s commercial and employee vehicles, as
well as visitor parking, in the amount required per Section 17.64 shall be
provided.
6.
Must have all applicable permits from the California Department of
Conservation and meet the requirements of the California Beverage
Container Recycling and Litter Reduction Act of 1986.
7.
The facility shall be clearly marked with the name and telephone
number of the facility operator and the hours of operation. Identification and
informational signs shall be subject to the sign standards applicable to the
zone in which the facility is located. Onsite directional signs, bearing no
advertising message, may be installed with the approval of the planning
director, if necessary, to facilitate traffic circulation or if the facility is not
visible from the public right-of-way. Directional signs shall include the city's
logo.
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8.
The City of Irwindale must receive the source credit for the collections
and processing.
9.
No hazardous materials, including but not limited to, automotive fluids
shall be permitted on site. Any hazardous materials inadvertently introduced
into the site shall be disposed of immediately per state law requirements.
10.
The facility is subject to annual inspections by the city to verify
compliance with approved conditions of approval and applicable law.
11.
The facility must submit reports for yearly disposal and diversion
amounts to be reviewed by the planning department and finance department.
Diversion activities must be in accordance with all applicable federal, state
and local requirements.
12.
The facility is required to obtain a city business license.
13.
Except for small quantities of CRV materials, if warranted as
determined by the community development director and in accordance with
state law requirements, the facility will be required to maintain a customer log;
at which time the customer must show valid identification, such as a state
issued driver's license, identification card and/or thumb print where
applicable.
14.
All portions of the lot, other than approved landscaping areas, shall be
paved.
15.
Adequate security measures shall be established, including but not
limited to, cameras with recording capabilities, motion sensors and lighting.
16.
Any request for expansion of an existing facility requires a modification
of the previously approved development agreement or conditional use permit,
unless such modification meets criteria for minor modifications per the
development agreement or conditional use permit conditions.
17.
Hours of operation shall be established in the development agreement
or conditional use permit.
18.
Minor repairs shall be permitted for fleet vehicles and machinery only.
All repairs must be done within an enclosed building or shielded from the
public right of way and be limited to oil changes, tire changes and the like.
19.
Recycling activities must be in accordance with all applicable federal,
state and local requirements.
20.
Minimum landscaping requirements shall be per the approved site
plan and shall not be subject to the minimum requirements otherwise
applicable in the M-2 zone.
21.
Must comply with all applicable environmental mitigation measures at
all times, including odor and noise, and promptly and adequately address all
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complaints received from the general public and report same to the
community development director within 48 hours.
22.
To the extent a duly-approved development agreement or conditional
use permit contains terms or conditions more specific than the ones
contained in this Section or elsewhere in the Code, the more specific terms
shall control.”
Section 17.56.020 of the Irwindale Municipal Code is amended to add the
following numbered item to the list of uses requiring a conditional use permit:
“43. Material Recovery Facilities/Transfer Stations (MRF/TS), conditional use
permit or development agreement, if said facility is also approved in
conjunction with a franchise agreement and subject to all requirements of
Section 17.56.025”. Other provisions of Section 17.56.020 shall remain
unchanged.
The proposed ZOA also amends the distance requirements for alcoholic beverage
establishments. The Code Section 17.58.040 currently requires a minimum 1000-foot
distance between an establishment that sells alcohol from certain uses, including an
educational institution, nursery school, day camp, day care center, public park, or
playground. The distance is measured from the closest property line of each use. The
proposed convenience store is applying for a Conditional Use Permit to sell beer and wine.
The closest property line is located approximately 130 feet directly across from the Santa
Fe Dam Recreation Area, a public park. However, there is no direct access from the
convenience store to the Santa Fe Dam Recreation Area entrance. A 6-foot high metal
fence and steep stone slope of the 90-foot high dam, as measured from Arrow Highway,
provides a substantial physical barrier that prevents direct access from the convenience
store to the park. Not only is there a physical barrier from the convenience store to the
park, Arrow Highway, a 70-foot wide, multi-lane arterial roadway, separates the store from
the park (with no access to park facilities at this location). Access from the convenience
store to the entrance to the park is well over 1000 feet. The ZOA proposes to waive the
minimum distance requirement if it is determined that a substantial physical obstruction or
barrier exists that makes it practically infeasable for an individual to travel the distance as
measured by property lines if the actual distance travelled would be in excess of the
minimum distance requirement.
Exhibit B details the changes to the relevant sections of the Municipal Code related to the
alcoholic beverage establishment distance requirement as follows:
Subsection A of Section 17.58.040 of the Irwindale Municipal Code is
amended to read, in its entirety, as follows (new text, if any, is identified in
underlined, deleted text, if any, is identified in strike through):
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“A conditional use permit shall not be issued to a proposed on-sale or off-sale
alcoholic beverage establishment if the proposed establishment would be
located within three hundred feet from another such establishment or any
residential use, church or other place of worship, or hospital; or within one
thousand feet from an educational institution, nursery school, day camp, day
care center, public park, or playground, as such distances are measured from
the closest property line of each use. Notwithstanding any provision in this
chapter to the contrary, an "existing deemed approved alcoholic beverage
establishment" which is seeking to obtain a conditional use permit shall not be
required to comply with these distance requirements as part of the conditional
use permit process. In addition, these distance requirements shall not apply
to the location of any proposed on-sale or off-sale alcoholic beverage
establishment within a bona fide restaurant or specialty food store as such
terms are defined in Section 17.58.020.
The minimum distance requirement provided in this section may be waived by
the development services director or the decision-making body, if in his/her/its
reasonable judgment, it is determined that a substantial physical obstruction
or barrier exists, such that it is practically infeasible for an individual to travel
the distance (including by foot, bicycle or vehicle) as measured by property
lines and the actual distance travelled would in reasonable likelihood be in
excess of the minimum distance requirement. The substantial physical
obstruction or barrier may be natural or man-made, provided it existed before
submission of the application for the conditional use permit or development
agreement. Examples of types of physical obstructions or barriers that may
support a waiver include but are not limited to, restricted access highways or
freeways, rivers or creeks, stormwater channels, large embankments or
soundwalls.”
DEVELOPMENT AGREEMENT
A development agreement is a contract between the City and the developer. The
agreement sets the standards and conditions that govern the development of the
property. It provides certainty to the developer that the project will move forward over
the course of development, but it also contracts the developer to provide benefits to the
city, such as infrastructure improvements, or monetary payment into funds, such as “in
lieu” fees, in exchange for that certainty. Development Agreement No. 02-2016 (Exhibit
C, Attachment 1) outlines the obligations and benefits of the project and the criteria for
development and operation of the MRF/TS, convenience store and fueling station.
Key provisions of the DA include the following:
1.

Scope of Development. Developer will develop the MRF/TS site in conformance to
the City’s adopted ordinances, guidelines, and policies related to design.
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2.
3.
4.

5.

Host Fee. The Host Fee to the City is $1.70 per ton of materials processed at the
MRF/TS.
Offsite Improvements. Developer will construct all off-site improvements or fulfill this
obligation via in-lieu and fair-share fees.
Community Benefit. Developer will construct a waste processing facility and transfer
station enabling the City to meet its obligations with respect to waste disposal per
the California Integrated Waste Management Act of 1989. The project will serve the
materials and waste management needs of other jurisdictions in the region, reducing
municipal costs, and protecting public health and safety. Also, the project will benefit
the City by creating 345 new jobs in the community and revitalizing a blighted area.
Indemnification. Developer will indemnify the City for any damages, claims, or
litigation arising out of or resulting from the City’s approval of the DA.

For approval of a development agreement, a finding shall be made that the provisions of
the proposed development agreement are consistent with the general plan and any
applicable specific plan. With the proposed GPA, the project site will be designated
Commercial/Industrial, which permits, among other uses, light industry, heavy industry, and
commercial uses. The proposed MRF/TS and convenience store/fueling station falls within
these land use categories. Therefore, the proposed use will be consistent with both the land
use designation
CONDITIONAL USE PERMIT
In order to engage in the retail sale of alcoholic beverages, the Applicant must obtain a
Conditional Use Permit (CUP) pursuant to Section 17.58.030 of the Irwindale Municipal
Code (IMC). The CUP is for a Type 20, Off-Sale Beer and Wine permit for off-site
consumption. Before any CUP is approved, the applicant must show, to the satisfaction of
the Planning Commission or the City Council on appeal, the existence of the following
findings of fact. Staff has determined that the findings can be made based on the analysis
below.
1. That the site is adequate in size and shape for the proposed use.
The site is adequate in size and shape for the proposed use for the following reasons:
The site is 17.22 acres and zoned M-2 (Heavy Manufacturing). The proposed 2,587
square foot convenience store is less than .3% of the site. The proposed CUP is for a
Type 20, Off-Sale Beer and Wine permit and alcohol sales will be a small part of the
merchandise sold at the convenience store. No more than 500 square feet of floor area
is permitted for the sale of beer and wine. The store will also sell non-alcoholic
beverages, snacks, and sundries. The proposed use is a typical product sold at similartype convenience stores. The convenience store is carefully designed and located on
the site to adequately accommodate parking and on-and-off site circulation with access
from multiple driveways along Arrow Highway. 26 parking stalls are provided for the
convenience store use, located in front of the store and to the west of the store.
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2. That the site had sufficient access to streets and highways adequate in width and
pavement type to carry the quantity of traffic generated by the proposed use.
The site is bordered by Arrow Highway on the North and Northeast and Live Oak
Avenue on the South. Access to the I-605 Freeway is provided via Arrow Highway and
Live Oak Avenue. The certified FEIR (SCH#2013051029) analyzed traffic volumes, trip
distances, and overall circulation of the project, including the convenience store and
fueling station. The site has sufficient access to streets and highways adequate to carry
the quantity of traffic generated by the proposed use because Arrow Highway, a multilane street, is classified in the General Plan as a major arterial, sufficient to
accommodate additional travel generated by the use.
3. That the proposed use will not have an adverse effect on adjacent property.
The proposed use, as conditioned, will not have an adverse effect upon adjacent properties
because the Applicant will develop an existing vacant parcel with specific mitigation
measures which will be enforced to reduce dust, noise and visibility from adjacent
properties. The use will provide goods and services to surrounding businesses and
commuters on Arrow Highway and Live Oak Avenue. The site has been designed to
accommodate vehicle circulation and meet parking standards. The adjacent properties to
the west and south are developed with industrial uses that create loud noise, including a
distribution center with heavy trucking. Properties to the south, across Live Oak Avenue (a
4-lane road) have industrial uses including a machining company, an industrial business
park, and a large tank facility for the Valley County Water District. The subject site is located
at the back of the Santa Fe Dam Recreation Area and is separated by Arrow Highway, a
multi-laned arterial roadway and the proposed use is located at such a distance so as not to
have an adverse effect on the recreation area.
In addition to the Conditional Use Permit Findings for an alcoholic beverage use, IMC
Section 17.58.060, requires that findings be made regarding whether the public
convenience or necessity would be served by the proposed alcoholic beverage
establishment. Staff has determined that the findings can be made based on the analysis
below.
1.

That the proposed use serves the public convenience or necessity, based upon the
factors outlined in Section 17.58.060.
This finding is supported by the following facts:
a.

The issuance of the conditional use permit would not duplicate services and
therefore contribute to an over-concentration of alcoholic beverage
establishments because the nearest off-sale use is over one mile from the
subject site;
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b.

Alcohol sales are related to the function of the proposed use in that it is
common that similar-type convenience stores sell beer and wine, and it would
place the business in an economic disadvantage with other similar
convenience stores that sell beer and wine;

c.

The proposed establishment will serve a niche in the market not filled by
other alcoholic beverage establishment licenses in the area, in that the
nearest off-sale use is over one mile from the subject site;

d.

The proposed establishment will provide the convenience of purchasing
alcoholic beverages in conjunction with other beverage and food sales as well
as other merchandise;

e.

The aesthetic character and ambiance of the proposed establishment will be
consistent with the City’s Commercial and Industrial Design Guidelines;

f.

There are conditions of approval that prescribe the manner in which the
proposed establishment is to be conducted, including the extent to which the
establishment will provide an adequate and well trained staff.

g.

The proposed establishment complements the established or proposed
businesses in the surrounding area in that it will provide goods and services,
including packaged food, alcoholic and non-alcoholic beverages, and
sundries to the surrounding industrial and warehouse businesses and
commuters;

h.

According to the Irwindale Police Department, the proposed establishment,
location and/or operator has no history of law enforcement problems;

i.

According to the Irwindale Police Department, the crime rate in the reporting
district and adjacent reporting districts is comparable to other areas in the city
and adjacent cities;

j.

According to the Irwindale Police Department, the number of alcohol-related
police calls for service, crimes or arrests in the reporting district and in
adjacent districts is comparable to other areas of the city and adjacent cities;

k.

Conditions of approval have been included to ensure that the proposed
establishment will maintain security, or surveillance, both inside and outside
the premises and comply with all applicable laws.

2. That the proposed establishment will comply with the conditions of approval at
Section 17.58.070; 17.58.080; and 17.58.090 of this chapter.
This finding is supported by the following facts:
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The conditions of approval contained in Sections 17.58.070; 17.58.080; and
17.58.090 of the IMC have been incorporated into the conditions of approval for this
proposal, including, but not limited to, convenience store staff training, adequate
exterior lighting, graffiti removal, and requiring the applicant or operator to obtain all
required licenses and permits.
SITE PLAN AND DESIGN REVIEW (DA) PERMIT
Pursuant to the provisions of Chapter 17.70 (Site Plan and Design Review) of the Irwindale
Municipal Code (IMC), “No person shall construct any building or structure or make
structural and physical improvements, additions, extensions and/or exterior alterations, and
no permit shall be issued for such construction until the site plan and design review has
been submitted to, reviewed by, and approved in accordance with this chapter. The
property may only be developed, used and maintained in accordance with the approved site
plan and design review.”
Development Standard
Front Yard Setback
(from Arrow Hwy)
Side Yard Setback
Rear Yard Setback
Floor Area Ratio
(F.A.R.)
Building Height
Landscaping
Parking

Minimum Requirement

Project Proposal

20’-0”

±155’ – 30’

0’-0”
N/A

±60’-0”
±60’-0”

1:1.0

.35:1.0

N/A
10%
188

50’-6” – 21’-0”
15%
326

Landscaping
Approximately 110,057 square feet (15%) of the project site is proposed to be landscaped
in compliance with the “City of Irwindale Commercial and Industrial Design Guidelines” and
the Zoning Code requirements for parking area landscaping. The proposed landscape plan
is comprised of a combination of parking lot shade trees, procession of palm trees along the
Arrow Highway entrance to the site, shrubs, groundcover.
Building Height
There is no established maximum allowable height standard in the M-2 (Heavy
Manufacturing) zone. The proposed buildings range in heights from 50’-6” for the MRF/TS
building and 21’ for the convenience store.
Access and Circulation
Ingress and egress to the site are provided via five driveways: Driveways 1, 2, 4, and 5 on
Arrow Highway and Driveway 3 on Live Oak Avenue, with a Fire Department access
entrance at the southwest corner of the property. Driveway 2 includes a trucks only ingress
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lane and a second entrance with ingress and egress for the employee parking lot.
Addendum No. 1 to the FEIR evaluated the minor, internal site plan adjustments made for
the final design of the project that included off-site improvements resulting from the internal
site changes. The overall circulation of the project has remained similar to the FEIR site
plan. All commercial traffic and visitor traffic enters and exits from Arrow Highway.
Employee traffic primarily enters and exits from the intersection at Live Oak Avenue and
Baldwin Park Boulevard.
Parking
A total of 188 parking spaces are required and 326 spaces are provided for employees and
visitors, with a surplus of 138 parking spaces. Parking is provided adjacent to the building,
along the north property line, and toward the south property line near the convenience store.
Flex spaces and truck stalls are located at the south building elevation. The Los Angeles
Department of Water and Power (LADWP) is allowing parking under their transmission line
easement at the south area of the site and in the easement along the east side of the site along
Arrow Highway. 247 parking spaces are provided for the MRF/TS; 26 parking spaces are
provided for the convenience store/fueling station; 34 Flexible stalls are provided for either use
and 19 parking spaces are provided as transfer truck stalls. In addition, the parking provides the
required number, size and design for ADA parking stalls.
Signage
IMC Section 17.56.050 “Signs” provides the maximum allowable sign area for freestanding
and wall signs. Based on the approximate square footage of the MRF/TS building, the
allowable amount of wall signage would equate to ±7,500 square feet. The convenience
store would be allowed 250 square feet of signage. Freestanding signs would be limited to
150 square feet regardless of building size. Like other recently approved, large-scale
projects, staff incorporates a Condition of Approval that requires the applicant to prepare a
comprehensive sign program. The sign program includes but is not be limited to sign type,
square footage allowances, scale, placement, illumination, quantity, colors and materials.
Building Design/Design Guidelines
The proposed project is a two-story MRF/TS building and single-story convenience store
located on the triangular-shaped property. The proposed office building incorporates
desired design elements from the Commercial and Industrial Design Guidelines including
but not limited façade elements, roofs and parapets, materials and colors. The layout,
landscaping and design of the site also incorporated encouraged design principles. For
example, the articulated arched façade elements with translucent panels are provided to
break up the building massing. Additionally, the building elevations are scored vertically
and horizontally to provide architectural interest. The building also features raised
decorative accent elements with metal crosspieces over the bay doors. Neutral beige and
tan colors are proposed on the building façade, with bronze translucent panels and dark
trim color for the building accents.
The convenience store exhibits the same color palette and architectural design elements
including the raised decorative accents with metal crosspieces and vertical and horizontal
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scoring to break up building massing. The store features an enhanced front façade with an
arched eyebrow canopy over the entrance. A horizontal band course provides dimension
and color change around the building. The renderings below show the design of the
MRF/TS and the following Design Guidelines Matrix gives specific design principles from
the Commercial and Industrial Design Guidelines, which principles are discouraged and
how the project responds.
Project Renderings
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Before any Site Plan and Design Review is approved, the applicant must show, to the
satisfaction of the Planning Commission and the City Council, the existence of the following
findings of fact. Staff has determined that the findings can be made based on the analysis
below:
ANALYSIS
1. The proposed project is in conformance with the general plan, zoning
ordinance, and other ordinances and regulations of the city
The subject site is zoned M-2 (Heavy Manufacturing) and has a current General
Plan land use designation of Commercial. The applicant is requesting a General
Plan Amendment (GPA) in conjunction with this SP&DR (DA) to change the land
use designation to Commercial/Industrial and a Zoning Ordinance Amendment
(ZOA), to allow a MRF/TS in the M-2 (Heavy Manufacturing) zone with a
Development Agreement (DA). Upon approval of the GPA, ZOA and DA, the
proposed project will be in conformance with the general plan, zoning ordinance,
and other ordinances and regulations of the city. A Conditional Use Permit for the
use is being considered as part of the entitlement request for the fueling station and
off-sale of beer and wine. The building is designed to generally comply with the
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development standards for the M-2 zone; and is consistent with the goals and
policies of the General Plan and Citywide Design Guidelines.
2. The proposed project is in conformance with any redevelopment plan and
regulations of the community redevelopment agency and any executed
owner's participation agreement or disposition and development agreement
This finding is no longer applicable as the Irwindale Community Redevelopment Agency
no longer exists. There is also no owner's participation agreement or disposition and
development agreement involved.
3. The following are so arranged as to avoid traffic congestion, to ensure the
public health, safety, and general welfare, and to prevent adverse effect on
surrounding properties:
a) Facilities and improvements,
The MRF/TS C&D, Maintenance and Material Staging areas of the building are
setback over ±60 feet from the east/northeast and south property lines (the
closest property lines). The convenience store maintains a 30-foot setback from
Arrow Highway. The buildings are located to provide adequate vehicular
circulation on the site. All structures and infrastructure improvements will be
constructed to current code and completed prior to Certificate of Occupancy.
b) Pedestrian and vehicular ingress, egress, and internal circulation,
Ingress and egress to the site is provided via five driveways: Driveways 1, 2, 4,
and 5 on Arrow Highway and Driveway 3 on Live Oak Avenue, with a Fire
Department access entrance at the southwest corner of the property. Driveway 2
includes a trucks only ingress lane and a second entrance with ingress and
egress for the employee parking lot. Addendum No. 1 to the FEIR evaluated the
minor, internal site plan adjustments made for the final design of the project that
included off-site improvements resulting from the internal site changes. The
overall circulation of the project has remained similar to the FEIR site plan. All
commercial traffic and visitor traffic enters and exits from Arrow Highway.
Employee traffic primarily enters and exits from the intersection at Live Oak
Avenue and Baldwin Park Boulevard.
c) Setbacks,
The project has been designed to comply with the required minimum setbacks
for the M-2 zone.
d) Height of buildings,
There is no maximum building height restriction within the M-2 zone.
Nonetheless, the MRF/TS structure has been designed to complement the
massing and height of the existing industrial buildings in the City with a
maximum height of 50’6”. The convenience store has a maximum height of 21’.
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e) Signs,
Signage is not proposed at this time. Future signage will be incorporated into a
signage package that eschews garishness and embraces a refined, integrated
overall design. A separate sign program will be prepared to address all on-site
wall, freestanding, and directional signage.
f) Mechanical and utility service equipment,
Site has been designed to attractively screen all rooftop and surface level
mechanical equipment and storage area.
g) Landscaping,
The landscaping requirement has been met through considered choices of
plantings appropriate to the location, building type, and building scale.
h) Grading,
Project has been designed to take advantage of the existing topography, thus
reducing grading activities on site.
i) Lighting,
All lighting is designed to complement the structures and oriented to properly
illuminate the site as not to create “dark pockets” that could support nefarious
activities.
j) Parking,
IMC Subsection 17.64.030(M) “Recycling Facilities – Large Collection and
Processing Facilities” requires space to be provided on-site for 10 vehicles to
circulate and to deposit recyclable materials and 1 parking space for each
employee on the largest shift and 1 space for each commercial vehicle associated
with the use. The office area requires 1 space for each 350 square feet of office
area. The convenience store requires 1 space for each 250 square feet of area.
188 parking spaces are required and 326 spaces are provided; for a surplus of
138 parking spaces.
k) Drainage,
A Water Quality Management Plan (WQMP) will address hydrology and
drainage.
l) Intensity of land use.
The project is located on a 17.22-acre, triangular-shaped parcel. The building
footprint covers 34% of the site, with the remaining majority of the site dedicated
to landscaping, hardscape, and on-site parking and circulation. The MRF/TS
building is located in the center of the parcel with the convenience store located at
the northeast corner of the property with wide drive aisles, excess parking, and
enhanced landscaping in the setback areas.
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4. The proposed development is consistent with applicable city design
guidelines and historic design themes, and provides for appropriate exterior
building design and appearance consistent and complementary to present
and proposed buildings and structures in the vicinity of the subject project
while still providing for a variety of designs, forms and treatments.
The proposed development incorporates desired design elements from the Commercial and
Industrial Design Guidelines including but not limited to façade elements, roofs and
parapets, materials and colors. The architectural style is an adaptation of mission style
elements for a modern industrial application. The layout, landscaping and design of the site
also incorporated encouraged design principles. For example, the articulated arched façade
elements with translucent panels are provided to break up the building massing, and
enhanced eyebrow reliefs placed above the arched openings at all corner areas. The
development includes arches, mixtures of light colors, and building fenestration and
articulated roof lines. Additionally, the building elevations are scored vertically and
horizontally to provide architectural interest, as well as featuring raised decorative accent
elements with metal crosspieces.
CORRESPONDENCE RECEIVED
Staff received a letter from the City of Baldwin Park, dated November 23, 2016, commenting on
the proposed MRF/TS project and is included as Exhibit I. The City’s response to the letter is
attached as Exhibit J.

CONCLUSION
Staff recommends that the Planning Commission adopt the attached Resolutions:
1.
Resolution (Resolution No. 736(17)) recommending that the City Council approve
General Plan Amendment No. 02-2016; and
2.
Resolution No. 737(17) recommending that the City Council approve ZOA No. 042016; and
3.
Adopt Resolution No. 738(17) recommending that the City Council approve DA
No. 02-2016; and.
4.
Adopt Resolution No. 739(17) recommending that the City Council approve CUP
No. 08-2016 subject to conditions; and
5.
Adopt Resolution No. 740(17) recommending that the City Council approve
SP&DR (DA) No. 06-2016 subject to conditions.
ATTACHMENTS:
Exhibit A:
Resolution No. 736(17) General Plan Amendment No. 02-2016
Exhibit B:
Resolution No. 737(17) for Zoning Ordinance Amendment No. 04-2016
Exhibit C:
Resolution No. 738(17) with Development Agreement No. 02-2016
Exhibit D:
Resolution No. 739(17) for Conditional Use Permit No. 08-2016
Exhibit E:
Resolution No. 740(17) for Site Plan and Design Review Permit (DA) No. 06-2016
Exhibit F:
Certified FEIR (SCH#2013051029) (http://ci.irwindale.ca.us/index.aspx?nid=177)
Exhibit G:
Addendum No. 1 to Certified FEIR (SCH#2013051029)
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Exhibit H:
Exhibit I:
Exhibit J:
Exhibit K:

CEQA Findings for Addendum No. 1 to EIR (SCH#2013051029)
Letter from City of Baldwin Park, dated 11/23/16
Response to City of Baldwin Park Letter
Project Plans and Design Guidelines Matrix
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